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ZONING BOARD OF ADJUSTMENT scheduled for November 4, 2015 at 7:00 pm.  

 

General Information 

Appellant:  
 

Adrian & Alison Wolverton  

Application No.: ZBA-15-09 Parcel ID: 0009-3260 

Status of Applicant: representative Appellant  

Requested Action:  Appeal  

Purpose: Appeal of the Zoning Administrator’s determination that a change 

from hosting catered events to using a full-service kitchen for on-

site food preparation does not constitute an alteration or expansion 

in the pre-existing nonconforming use of the Old Lantern Barn. As 

per Section 3.8 of the Charlotte Land Use Regulations, an alteration 

or expansion would require Conditional Use approval, and would 

expose the pre-existing use to the performance standards among 

other provisions in the Land Use Regulations.  

Existing Zoning:  West Charlotte Village District- Table 2.1  

Location:  3620 Greenbush Road    

Size: Lot –  9.54 Acres  

Existing Land Use:  PUD approved in 2010 for the addition of an inn and the existing 

Old Lantern Barn event space.  

Surrounding Land Use and Zoning: Rural/ Residential/ Active Agriculture  

Recent Permitting History: 2010- The inn was approved by the ZBA/ Planning Commission. 

The 2010 approval was appealed and is subject to a mediation 

agreement dated January 20, 2011. 

2011- Appeal by Karen & Michael Frost regarding lighting 

 

Applicable Regulations: Charlotte Land Use Regulations & Charlotte Town Plan 

Table 2.1- West Charlotte Village District  ( Page 6) 

Section 3.8- Nonconforming Use ( page 28) 

 

 

Prepared By: Britney Tenney, Planning and Zoning Assistant  

 

 

Exhibit list to date (in addition to completed application form):  

 

1. Appeal letter supplied by the Appellant’s Attorney, Michael J. Harris, Esq, received 

September 24, 2015.  

2. Zoning Administrator’s written determination, dated September 11, 2015 

3. Letter submitted by Maura & Justin Wygmans, dated September 25, 2015 

4. Email from Maura Wygmans re: continuing as an interested party, dated September 28, 

2015.  

5. Email from Karen Frost, re: requesting interested party status, dated October 1, 2015.  

6. Letter from VT Department of Health, re: licensing history, dated September 25, 2015.   

7. Email from Tom Mansfield to Roland Gaujac, re: wastewater requirements for upgrading 

kitchen, dated June 02, 2015. Confirmed with current technical consultant on September 

2, 2015.  

 

  

































































MEMO 

 

To: Charlotte Zoning Board of Adjustment 

Fr: Maura and Justin Wygmans, 3176 Greenbush Rd. 

Dt: Nov. 3, 2015 

Re: Old Lantern ZBA Hearing to be held Nov. 4th. 

 

Good Evening, 

Thank you for your consideration of the Change of Use of the Old Lantern Barn. First, we would to make 

clear that we are in support of the continuation of the Old Lantern as a business in this community. We 

are not trying to put the Old Lantern out-of-business. As business owners ourselves, we admire the hard 

work and dedication that goes into running a business. However, we also believe that part of running a 

successful business is being a responsible business owner – responsible to the rules and regulations that 

apply to the business and responsible to others whom your business may impact.  

As has been stated many times, the Old Lantern as has been in operation as an Event Facility for over 50 

years in Charlotte. However, the property has changed - from its original 200 acres of campground and 

event hall to a 5 acre parcel from 1990 to 2003, to its current configuration of 9.54 acres with a full 

Banquet Hall and Inn.  

We believe that during the past 15 years, there have been multiple times where the Land Use 

Regulations should have been applied to the facility. For the sake of brevity, they are 

1. After the discontinued use in 1998-1999 (which can be substantiated by multiple current and 

former neighbors, as well as Tax Records, Electrical Usage Records, etc.) 

2. In 2003 when the Old Lantern barn and the farmhouse were involved in a Minor Subdivision 

Amendment which moved 4.52 acres from the Farmhouse Parcel to the Old Lantern Parcel 

3. In 2008, when Tom Mansfield informed the owners of the Old Lantern that they needed to 

apply for a permit for work on the building (excerpt of letter included below) 

4. In 2009, when the Old Lantern facility was upgraded to include a fully-operational commercial 

kitchen (see State of Vermont Permit Records)  

5. And in 2010, when the Old Lantern facility was part of a Planned Unit Development and 

Conditional Use Review for the approval of the Inn on the same parcel. (See Applicable Permit 

Applications) 

Section 1.3 (C) of the Land Use Regulations states: 

 “no land development or subdivision of land shall commence in the Town of Charlotte except in 

conformance with these regulations” 

On April 21, 2008, Tom Mansfield, Zoning Administrator for Charlotte sent a letter to Roland and Lisa. It 

stated: 

 “The Old Lantern operates under a Conditional Use approval from the Town of Charlotte. The 

newly installed French Doors and stairwell at the rear of the building suggest a contemplated 



change or enlargement in the approved use of the building and property. Such a change or 

enlargement would trigger review by the Zoning Board of Adjustment and ultimately issuance of a 

building permit. As a public building, this change would also require approval and permitting from 

the State of Vermont Division of Public Safety.”  

The letter goes on to request a response and also a copy of the Division of Fire Safety Permit. The Town 

has no record of a response from the owners of the Old Lantern and no permits were ever issued. Also, 

it should be noted that there is no record of a “Conditional Use Approval” for the Old Lantern facility in 

the Town records. 

Currently, we estimate that the Old Lantern hosts over 60 events per year, mostly on Friday, Saturday 

and Sunday afternoons and evenings. This is a great increase from the 5-10 events per year that 

occurred when we first purchased our property. Many of these events include an outdoor celebration. 

This expansion of use to outside the building is particularly incompatible with neighbors who are home 

on weekends and wish to utilize their yards for normal weekend activities, and is a new use for the 

facility. The celebration then moves indoors and is often accompanied by loud dance music. We have 

provided the Town with documentation that the Old Lantern exceeds 70 decibels at the property 

boundary on a regular basis. The Town Administrator also found that the Old Lantern noise was 

exceeding 70 decibels. We hear this music over our own outdoor speakers when we are on our back 

porch. We hear this music until 11 PM inside our home, even with all the windows closed. We avoid our 

home on most weekends, because we cannot enjoy our own property.  

Section 3.12 Performance Standards of the Land Use Regulations states: 

“no use, under normal circumstances, shall cause or result in (1) noise in excess of 70 decibels, or 

which otherwise represents a significant increase in noise levels in the vicinity of the use so as to be 

incompatible with the surrounding area;” 

For nine years, we have tried to solve the problem ourselves. As owners of a construction business, we 

offered twice to complete the work ourselves to properly sound insulate the building and block off the 

north facing windows at no cost to Lisa and Roland.  Our offer was refused. We have repeatedly asked 

Lisa and Roland to meet with us to solve any issues that exist between neighbors. Our requests have 

been rebuffed. And so, we find ourselves with no choice, but ask the Town to address the noise issue.  

Our request is simple – Require that the owners of the Old Lantern follow the rules of the Land Use 

Regulations, regulations that all other residents and businesses in the Town must follow; require that 

they apply for the proper permits and meet the noise standard set forth in the Performance Standards.  

 

Thank you, 

Maura and Justin Wygmans 
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